The author's vision on the process of estimating the value of real estate objects for the purposes of taxation is given. It is established, that the current norms of valuation of property for taxation purposes, established by the main regulator of valuation activity in Ukraine − the State Property Fund of Ukraine, deprive transparency the process of valuation of property in our state, and offset personal accounting judgments when assessing real estate. Opacity and distortion of the current norms of normative legal acts regulating the process of valuation of property and property rights in Ukraine, as well as the norms of the International Financial Reporting Standards (further − IFRS) 13 «Fair Value Measurement» during the valuation of real estate objects, consists, according our opinion, representatives of the State Property Fund of Ukraine during the approval of property valuation reports for tax purposes are based on the estimated value of the objects, which should be determined solely on the basis of the prices of real estate offers and solely by means of a comparative approach. But, IFRS 13 «Fair Value Measurement» and National Standard 1 «General Principles of Valuation of Property and Property Rights» demand to determine the value of objects of evaluation in three methods: costly, costeffective and comparative. Recommendations are introduced, implementation of which will allow to observe the transparency and correctness of determining the value of property for tax purposes.
Introduction. The long-term reform of the Ukrainian economy in order to enter the European Economic Area, require radical transformations in the relations between the state and economic entities. According to our opinion, the transformation, in the main, should be based on the principle of transparency, which is ensured by international standards of financial reporting. The introduction of these standards into domestic business practices, requires academics and practitioners to revise accounting and analytical tools, the use of which would eliminate significant differences between the characteristics of accounting in our country and European countries, and ensure an increase in the investment attractiveness of the Ukrainian economy as a result of increased confidence from foreign investors. Transparency of actions among economic development participants is taking place in the observance of property rights to property and property rights. Ownership of property and property rights are identified in the types of value, under which the transactions of buy/sale and capitalization of assets and the management of business efficiency. The most frequent manifestations of non-transparent valuation of property in Ukraine appear during the implementation of real estate buy/sale transactions. Opacity is manifested in the fact, that public authorities try to find evidences of the maximum possible increase in the market value of real estate, which are subject to buy/sell transactions in order to increase the volume of tax revenues from taxation of these transactions. Recently, these manipulations, according our opinion, acquire signs of corruption manifestations. Therefore, the study of the problem of determining the market value of real estate, which is the overwhelming majority of buy/sell transactions, is at this time of special urgency.
An analysis of current research. An analysis of literary sources has shown, that scientists and practitioners are focused on improving the theoretical and methodological principles for assessing the value of real estate. In particular, Litvinenko K. [1, p. 7-14] devotes special attention to the development of scientific tools for assessing the influence of the state of commercial real estate on the development of entrepreneurship in Ukraine. Y. Gubar and A. Gubar [2, p. 82] emphasize, that in the world practice of valuation of real estate, there is a problem of harmonization of methodological approaches to valuation into a single market value of real estate, which consists in solving two important tasks: 1. To ensure the reliability of the results. 2. To carry out the evaluation work in a timely manner. They proposed mathematical dependencies and the procedure for solving the problem of harmonization of the results of the evaluation through the application of rank coefficients. Pozdnyakov Y. and Sadovenko Y. [3, focused on determining the error of independent valuation of real estate based on the analysis of sales prices, and determine the approaches to quantitative assessment of the results of independent valuation.
Meanwhile, there are still a few studies that are still so simple, at first glance, components of accounting and valuation methodologies, such as the inclusion of valuation principles in developing an algorithm for determining the value of real estate in accordance with the purpose of evaluation, and poorly developed proposals as for the definition of cost components of valuation entities in accordance with IFRS 13 «Fair Value Measurement». Moreover, the disclosure of features of the fair value of assets and liabilities in the notes to the financial statements for 2018 by enterprises of public interest is emphasized by the Ministry of Finance of Ukraine. The urgency of the deepening of the direction of research we have chosen, is reinforced by the need for a correct definition of the tax base for real estate transactions.
The purpose of the study is in the attempt of the auther to provide methodological and methodical recommendations, the introduction of which will adhere to the principle of transparency during the valuation of property for tax purposes and, thus, will ensure the correct determination of the amount of tax payments to the State Budget of Ukraine during the sale of real estate .
Research results. According to our opinion, before proceeding to a direct study of the peculiarities of valuation of property for tax purposes, it is advisable to characterize the trends of the domestic real estate market, since it is the real estate purchase and sale agreements, determine the carrying out of the largest amounts of tax payments to the State Budget of Ukraine, compared to the agreements, regarding the sale and purchase of other property. According to the Ministry of Justice of Ukraine [4] , the number of transactions of buy-sale of housing in Ukraine in 2018, compared with 2017, increased by 4.7%. Most deals with residential real estate in 2018 were held in Kiev − here registered 35 352 contracts for the buy-sale (Table 1) .
Among the regions Sicheslavskaya leads the list of 28 484 contracts, in the second place Kharkivskaya -28 132, and the three leaders are closing the Kiev region -21 230. In total, in the year 2018, 277 230 agreements on the buy or sell of residential real estate were concluded in Ukraine [5] . Starting from 2018, new valuation rules for real estate have been introduced in Ukraine, which directly affects the process of certification of buy/sell transactions. The State Property Fund of Ukraine launched a new Unified Reports on Real Estate Valuation database. The structure of the system includes: a database; module of electronic determination of assessed valuation. Thanks to the Unified base, all evaluation reports are monitored through established market indicators. Hereafter, the state controls the compliance of the reports with the real situation in the real estate market: the completeness of data, compliance with their actual market prices, etc. After checking, the report is being registered and a unique number is assigned to it. Without this number, the assessment report − invalid and the notary has no right to conduct transactions on its basis [6] .
Information as for checking of the number of registered property valuation reports by the State Property Fund of Ukraine is provided in the table below. Table 2 . Information as for registration of property valuation reports in a single database of assessment reports for the period from the authorization date (2018) of the electronic platform until January 31, 2019 (inclusive)
The number of registered property valuation reports
Number of property valuation reports verified by notaries
The number of property evaluation reports that were denied 180537 163743 18168 Source: [7] .
Data analysis of the table. 2 shows, that during the operation of an authorized electronic platform in Ukraine, the proportion of reports on the evaluation of property registered denied in the registration is 10.1% According our opinion, it is too early to draw conclusions, whether it is too big or too early, since the system has only begun to work and it is undoubtedly, it is necessary to monitor the activities of appraisers in order to comply with the principles of transparency in determining the value of property for tax purposes. However, according our opinion, the methodological base chosen to provide a control function, overrides the effect of the main regulatory legal assets regulating the process of property valuation in Ukraine and contradicts the norms of international financial reporting standards. Therefore, we consider it necessary to examine determinants, the critical thinking of which can be an impetus to increase transparency of control functions and analysis of the assessment process for tax purposes. According to international and national standards of financial reporting, the accounting of objects of fixed assets can be carried out in two models: 1. at initial cost; 2. at fair value. In accordance with clause 33 of the National Standard 1 «General Principles of asset valuation and property rights» [8], for purpose of statutory accounting at fair value, usually it should be understand the market value. Market value is the value for which it is possible to carry out alienation of an object of valuation on the market of such property on the date of valuation by an agreement entered into between the buyer and the seller after conducting the relevant marketing, provided that each party acted with knowledge of the case, prudently and without coercion [8] . In Ukraine, before 13.04.2019 there was actual a Resolution 358 «On conducting an assessment for the purposes of taxation and accrual and payment of other mandatory payments, which are settled in accordance with the legislation». According this Resolution and additions to it, for purposes of tax assessment, assessed valuation of appraisal object must be set out, and only with the help of market value. Assessed valuation in this case is as market value. The indicated aspects of evaluation are stipulated by the Order 658 of the State Property Fund of Ukraine (hereinafter − SPFU) «On Approval of the Procedure for Maintaining a Unified Database of Assessment Reports» dated May 17, 2018 [9] . We consider, that proposed by the Fund's algorithm, that ensures control over valuation procedures for tax purposes, contradicts the norms of the National Standard 1 «General Principles of Valuation of Property and Property Rights» and IFRS 13 «Fair Value Measurement» in the part of the economic treatment and nature of the market value of the property. The Unified base is being formed on the basis of the information from the assessment reports submitted by the subjects of valuation activity. The Unified base module provides an electronic determination of the estimated value of the valuation objects by automatic processing of information [9]: − about the estimated value of the objects of evaluation available in the Unified base; − about the sale prices (bid prices) in the market of similar property received from open sources, in particular from the Internet.
According to the results of generalization and comparison of the indicated information according the main characteristics of real estate with information about the object of evaluation, introduced into the Unified base by the subject of valuation activities, the average market price of the property similar to the object of valuation (hereinafter − the indicator) is being formed. The main elements of the comparison, are the characteristics of such property in the place of its location, physical and functional characteristics, terms of sale, etc. The average market price of a property similar to an object of valuation − is the price equivalent to the probable price for which a buy/sale of a property similar to an object with an appropriate term of service may be realized on the established valuation date. The result of the electronic determination of the estimated value carried out by the Unified base module is applied within +/-25 percent of the indicator value. Information dedicated to the size of the indicator is being placed on the official website of the SPFU [9].
To illustrate the features of determining the value of the property for tax purposes, we give an example of the calculation of the value of the apartment.
Description of the object of evaluation The object of evaluation is a three-room apartment, which is located on the second floor of a two-story building (the house was built 115 years ago). The house is located in the historic district of Odessa. The total area of the apartment is 66.6 sq.m. The living area of the apartment is 53.8 sq.m.
In accordance with IFRS 13, «Fair Value Measurement» [10] , an entity should be valued in three approaches: comparative, cost-effective, and costly. If an approach is not used, the appraiser must justify the inappropriateness of its use.
A comparative approach To determine the value of an object, we apply a method for estimating the value of 1 sq. m of area. In the process of analysis of the real estate market selected analogs, that are most similar to the object of evaluation by their characteristics and located in areas with a similar to the area of the object of assessment of investment attractiveness (тable 3). Using as basis of the value of the individual analog-values, highlighted in Table 3 , we made corrections, that allow us to take into account the features of the object of evaluation (тabl.4). The cost of an area of 1 sq. m of an object of evaluation can be determined by agreeing the value of individual indicators-analogs: (714,6 + 860,4 + 768,6 + 689,4 + 769,5) / 5 = 760,5 USD for q sq.m of area Knowing the total area of the object of evaluation, we will calculate its market value with VAT: 760,5 USD × 66,6 sq.m = 50649,3 USD Enumerate the estimated market value of the apartment in the national currency of Ukraine (the average USD rate is 28.05,UAH as of 28.08.2018 according to the website of Ministry of Finance of Ukraine (https://minfin.com.ua/currency/usd/) [11] . 50649,3 USD х 28,05 UAH = 1 420 712,86 UAH Thus, the market value of an object determined by the comparative approach, with VAT, is: 1,420,712.86 UAH.
Cost−effective approach In the process of analyzing the rental offer market, analogs that are most similar to the object of evaluation are selected (Table 5 ). In the periodical issue «Aviso», there is an amount with VAT, since these objects-analogs were leased through the agencies.
Source: own author's development
Rental cost of an area of 1 sq. m of an object of valuation can be determined by adjusting the value of individual analogs, minus every 10% of correction for bargain. As a result, we obtain: (150,3 + 144 + 126) / 3 = 140,1 UAH − for 1 sq.m of area.
Potential gross income (PGI) for the year: 66,6 sq.m  140,1 × 12 months = 111 967,92 UAH In calculations it is necessary to take into account the losses from non used area. It is assumed, that in order for one user to free the room, and the other one took them, it will be enough for one month.
Correction for non used area (NUA) = PGI х t / 12 = 111 967,92 х 1 / 12 = 9330,66 UAH Potential gross income less the cost of under-utilization of the area is : 111 967,92 UAN -9 330,66 UAH = 102 637,26 UAN In practice of estimation, it has been assumed that maintenance costs for premises should be deducted from income. Depending on the area, these costs make up 10-20%. For the evaluated premises, we will accept the average value of 10%.
The actual gross income (AGI) (including VAT), which can be obtained from the rent of an apartment without operating costs, is:
(AGI) (including VAT) = 102 637,26 -102 637,26 х 10% = 92 373,26 UAH Thus, the market value of an object with VAT in accordance with the costeffective approach, based on the capitalization rate (12.75%), is: 92 373,26 / 0,1275 = 724 496,16 UAH Costly approach During the evaluation, there was not used the costly approach, because there are enough analogs to determine the market value of the apartment by a comparative approach.
Interpretation of results As a result of the application of generally accepted in the world practice approaches of assessment − comparative and cost-effective, the following results were obtained (Table 6 ). The question arises, why such different valuation results of the real estate as for comparative and profitable approaches. The answer is in the periodical edition «Aviso», prices are those that the seller wants to get, but it is more likely that the buyer will pay the price. That is, in the periodical edition «Aviso» the prices are indicated in such a way, which the seller wants to receive, but the buyer is hardly to pay such price. In other words, in the periodical edition «Aviso» it is indicated not price, but the cost, that is for which it is possible to sell an apartment, but not the actual selling price. According our opinion, the prices for leasing operations are more relevant, as they reflect the real state of purchasing power of the population as a result of unstable economic situation in Ukraine. Therefore, such fundamentally different evaluation results in monetary equivalent. If the most effective use of the estimated real estate object − leasing, then its market value with VAT will be equal to 724 496.16 UAH. If the owners intend to sell it, the market value of the apartment with VAT will be 1 420 712.86 UAH. Compare the results we have calculated in order to determine the value of the property, with the results in the reports of assessments that are freely available in the Unified base on the SPFU website (Table  7) . The synthesis of the results of the analysis of data shows, that the Unified base of appraisal reports contains information connected with the determination of the value of the real estate, in respect of which sales transactions are being carried out, without taking into account the factors that shape the investment attractiveness of the real estate. In particular, the information contained in the Unified base, shows the technical condition of the property and its value, and the cost of each object, according our opinion, is averaged. Table 7 (from period of 28.08.2018 up to 02.09.2018 ) Source: [12] Listed in the table 7 the list of market values of valuation objects that are as close as possible to the estimated real estate object, indicates that the website has registered reports of appraisers, in such a way that during the decision-making process of the registration, is leveled action of such essential factors as: the location of the object of assessment (where the property is located -distantly from the city center area or in the center of the city), level of renovation and comfort of apartment, the number of floors, distance from the main transport nodes. In other words, the effect of factors that the evaluator takes into account when determining the value of the property is being levelled. During the approval of the report of the appraiser of the SPFU completely «substitutes» the chosen accounting and analytical toolkit chosen by the appraiser, which he used to determine the value of a particular object of valuation, namely, the cost of an apartment. As a result, unreasonable purchasers' costs occur, which negatively affects investment activity in general.
. A selection of real estate objects from the Unified Reports Database, which is freely accessible on the website of the State Property Fund of Ukraine
Conclusions. Summarizing the information given as for the State Property Fund of Ukraine attempts to struggle against the «underestimated valuation of real estate», we note, that the procedure for comparing a certain market value of an object of valuation in a valuator's report for a certain date with an average market price of a similar property to a property valuation object, reduces it to nothing evaluation as a process, because if the market value of the property calculated by the appraiser is less than the average market price, which is being formed from the data registered in the Unified base of estimates, the transaction will be blocked. Accordingly, it is possible not to spend money on the evaluation, and automatically pay taxes based on the average market price of the object of evaluation. Unfortunately, such a conclusion follows from all actions of the State Property Fund of Ukraine and these actions cast doubt on the existence of a process of property valuation for tax purposes. Therefore, based on the rigorous realities of the real estate valuation market in Ukraine for tax purposes, we consider, that the State Property Fund of Ukraine needs to amend the Order 658 «On Approval of the Procedure for Maintaining a Unified Database of Assessment Reports» in the part of valuation of property for tax purposes, not at the estimated value, under which at this time is understood the market value, but simply for the estimated (or call it normative), that is, the cost, which is calculated according intended algorithm based on the input data. This type of cost will be more acceptable to the Fund's «algorithm of observance of transparency in the objective assessment of property for tax purposes», and will not be in conflict with the norms of the National Standard 1 «General principles for valuation of property and property rights» and IFRS 13. We consider, that the normative value calculated for tax purposes and not lower than the average on the statistical estimation on the site of the State Property Fund of Ukraine, will be not objective and will not reflect the real state of the real estate market situation. If we move into our reflections as for correctness of the fair value determination of an object of valuation, then it is necessary to derive from the current norms established in both IFRS 13 «Estimation of fair value» and in the International Standards of Evaluation, namely: the determination of the value of property and property rights for comparative, cost-effective and costly approaches in accordance with the objectives of the assessment. Therefore, it is necessary to bring into the Order 658 in the part concerning the abolition of the item as for neсеssity to determine the value of an object of valuation solely on a comparative basis, but to enable evaluators to demonstrate their own professional judgment, and to be guided by all three approaches, and if any approach will not be used, then to justify this decision. In order to level the facts of «underestimation of the value of objects of valuation» at the estimated value, which at this time is understood as market value, it is necessary to amend the aforementioned Order and the National Standard of Assessment 1 «General Principles of Appraisal of Property and Property Rights» as for changing of the economic content of the definition of the term «market value of the object of evaluation», namely: instead of the phrase «cost per transaction», to enter «estimated monetary amount». It is this aspect, that will make possible to reduce the risk of results manipulating the results of determining the fair value of property valuation objects and property rights.
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